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OVERVIEW 


In    April    1981,    the    Mayor    introduced  "A 

^ranclsco.  In  her  program,  the  Mavor 
recommended  rezonmg  certain  ^reas  near  the 
oZ^'Tri:  '°  encourage  housing  development. 
One  of  those  areas  was  Rincon  Hill.  In  1981  the 
San  Francisco  Department  of  City  Planning  and 
the    University    of    California    Department  of 

L  T^!""'^  prepared  a  plan  to  create 
affordable  housing  within  a  desirable  residential 
environment.  In  November  1981  the  Planning 
Commission  approved  the  Plan  in  principle.  This 
plan  now  has  been  further  detailed  by  the 
Planning  Department  into  a  proposal  for  citizen 
review. 

This  is  a  Plan  for  the  emergence  of  a  new 
mixed-use  neighborhood  on  Rincon  Hill,  a 
twelve-block  area  close  to  downtown.  This  area 
is  highly  visible  because  it  is  framed  by  the  Bay 
Bridge  and  the  ramps  leading  to  the 
Embarcadero  Freeway. 

The  need  for  new  housing  in  San  Francisco  is 
great.  Rincon  Hill  is  a  high  priority  housing  site 
for  the  following  reasons: 

1)  It  is  a  large  area  and  one  in  which  some 
highrise  buildings  would  be  appropriate.  A 
large  number  of  housing  units  could  be 
accommodated  here.  Few  locations  in  the 
city  represent  such  a  major  opportunity. 

2)  The  land  is  presently  underutilized.  Thus, 
introduction  of  major  new  housing 
development  will  not  cause  disruptive 
dislocations  or  harm  the  physical  quality  of 


an  existing  neighborhood.  Accordingly, 
opposition  to  new  development  is 
significantly  less  here  than  elsewhere  in  the 
city. 

3)  Rincon  Hill  is  a  five  minute  walk  from  the 
financial  district.  It  has  easy  access  to 
public  transit  and  will  benefit  from  the 
Rincon  Point-South  Beach  redevelopment 
project  on  the  southeastern  waterfront, 
particularly  the  construction  of  the 
Waterfront  Promenade  along  the 
Embarcadero. 

^)  Highrise  and  midrise  buildings  on  Rincon 
Hill  can  enjoy  some  of  the  best  vistas  in  the 
city  ~  of  downtown,  the  Bay,  and 
particularly,  of  the  Bay  Bridge  which  looms 
dramatically  over  the  area.  Capturing  these 
potential  views  is  an  important  element  of 
the  Plan. 


Bay  - 

U  Financial 

Bridge  / 

n  District 

Downtown 

(  1 

ijillil^ 

yO'       South  ot  Marl<et 

\nJ|' 

Z  1 

/>  ^ 

MAP   1:  VICINITY  MAP 
1 


Before  such  new  development  can  occur, 
however,  several  distinctly  negative  features  of 
the  Rincon  Hill  site  must  be  addressed.  The 
Rmcon  Hill  Plan  sets  forth  a  process  by  which 
presently  underutilized  industrial  land  now 
devoid  of  ail  the  intimate  qualities  of 
neighborhood  life,  can  be  transformed  into  a 
desirable  new  place  to  live  in  San  Francisco. 

The  existing  industrial  character  of  Rincon 
Hill  is  "reinforced  by  the  geometry  of  its  street 
grid.  When  compared  to  the  complex  pattern  of 
streets  in  North  Beach,  Rincon  Hill's  streets  are 
quite  wide.  Creation  of  a  more  residentially 
scaled  street  pattern  on  Rincon  Hill  is  a  major 
intent  of  this  Plan. 
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51'MMARV  OF  THE  PLAN 


The  Rincon  Hill  Plan  incorporates  a  strategy 
through  which  public  policy  can  induce  private 
capital  to  transform  an  unattractive  and 
underutilized  environment  into  an  urbane,  new 
residential  neighborhood.  This  is  a  Plan  to  be  acted 
upon  by  the  infusion  of  private  capital  without  public 
acquisition  of  land.  Public  investments  in  the  form 
of  adjacent  residential  and  waterfront  amenities  as 
part  of  the  South  Beach-Rincon  Point  redevelopment 
project  and  potential  construction  of  intercept 
parking  facilities  as  part  of  the  1-280  reprogramming 
of  highway  funding  will  provide  an  added  stimulus. 


The  Plan  calls  for  a  balanced  system  of  incentives 
and  controls  to  induce  collective  action  by  individual 
developers  to  overcome  the  obstacles  to  development 
presented  by  the  existing  conditions.  The  proposed 
Mixed-Use  District  calls  for  a  mutually  supportive 
mix  of  uses  and  will  encourage  private  developers  to 
remake  important  parts  of  the  public  infrastructure 
of  the  Hill. 


As  it  now  stands,  Rincon  Hill  will  neither  attract 
nor  support  housing  development.  The  streets  are 
unattractively  wide  and  barren.  There  are  no  places 
to  eat  and  drink  or  to  shop  or  walk.  Housing  will 
need  services,  and  these  services  will  need  both 
daytime  and  nighttime  patronage. 

Therefore,  the  area  is  to  be  zoned  for  mixed 
development  ~  offices,  recreation,  service  retail, 
and  housing.  Some  new  office  construction  is 
permitted  in  the  district  for  two  reasons  —  first,  to 
help  provide  daytime  support  for  the  services  and 
stores  which  new  housing  will  require;  and  secondly, 
to  provide  a  buffer  between  the  Bridge  and  the 


freeways,  and  the  new  housing  sites.  Office  buildings 
will  be  relatively  low  in  height  to  prevent  the 
blocking  of  views,  but  will  contain  large  floors 
appropriate  to  "back  office"  uses. 

This  modest  office  component  of  the  Plan  will  help 
to  trigger  the  growth  of  housing.  There  is  a  demand 
for  office  space  of  this  type.  These  new  buildings 
can  help  to  underwrite  the  street  and  sidewalk 
improvements  which  are  necessary  to  make  Rincon 
Hill  a  desirable  place  to  live. 

The  Plan  also  calls  for  some  important  changes  to 
the  street  pattern.  Main,  Beale  and  Spear  Streets  are 
proposed  to  be  reduced  in  width  to  establish  a  more 
residential  scale  in  the  area.  The  Plan  also  provides 
for  the  creation  of  an  interior  circulation  and  open 
space  system  to  enhance  residential  character,  and 
link  the  top  of  the  hill  to  the  Bay. 


IMPLEMENTATION  OF  THE  PLAN 


The  Rincon  Hill  Plan  is  to  be  implemented  through 
an  area  plan,  to  be  made  a  part  of  the  City's  Master 
Plan,  and  a  series  of  provisions  which  together 
constitute  the  structure  of  a  new  Rincon  Hill  Mixed 
Use  District,  to  be  made  part  of  the  Planning  Code. 

These  new  provisions  take  five  forms: 

1)  Use  Controls:  New  land  use  classifications  and 
map  for  the  district. 

2)  Height  and  Bulk  Controls:  A  new  height  map  and 
new  bulk  controls  which  address  the  placement 
and  form  of  residential  midrise  and  highrise 
buildings  in  the  area. 

3)  Street  Improvements:  A  variety  of  measures  to 
improve  the  quality  of  the  streets  on  Rincon  Hill. 

li)  Open  Space:  Requirements  for  creation  of  both 
public  and  private  open  space;  specific 
improvements  such  as  pedestrian  streets  and 
widened  sidewalks  assist  in  satisfying  the 
requirements  for  publicly  accessible  open  space. 
Private  open  space  is  intended  to  be  available  to 
residents  of  a  housing  complex  either  as  part  of 
their  individual  residential  unit  or  as  common 
area  within  the  complex. 

5)  Specific  Setback  Requirements:  Setback 
controls  for  street  and  pedestrian  street 
frontages  will  help  create  a  residential 
streetscape. 


RINCON  HILL;  PAST  AND  PRESENT 


RINCON  HILL  HISTORY 

European  settlement  of  San  Francisco  first 
occurred  in  1769.  By  the  mid  1830s,  areas  of 
habitation  included  the  Presidio,  Mission  and  the 
pueblo  of  Verba  Buena  at  Verba  Buena  Cove. 
The  first  expansion  of  San  Francisco  southward 
into  Rincon  Hill  did  not  take  place  until  the 
American  Occupation  in  IS'^S.  A  further  impetus 
was  the  Gold  Rush  in  18^9.  Prior  to  18^*6, 
hunting  and  picnicking  were  the  main  activities 
on  the  Hill.  With  the  advent  of  the  American 
Occupation,  however,  Rincon  Hill  became  the 
location  of  a  government  military  reserve  with  a 
battery  of  32  lb.  cannons. 

The  influx  of  gold  seekers  of  18^9  brought 
forth  the  development  of  much  of  Rincon  Hill 
and  the  surrounding  waterfront.  During  the  mid 
1800s  Rincon  Hill  roughly  included  the  area 
between  present  day  Third,  Spear,  Folsom  and 
Bryant  Streets.  The  shoreline  before  1850  is 
estimated  to  have  been  300  feet  to  the  east  of 
Rincon  Hill.  Construction  in  the  area  occurred 
concurrently  with  the  filling  of  the  tide  shores 
beginning  in  the  1850s  and  continuing  for  30 
years. 

Due  to  its  sunny  climate,  views  and 
topography,  during  the  1850s  and  1860s  Rincon 
Hill  was  particularly  attractive  as  a  residential 
area  for  the  merchant  and  professional  class. 
Mansions,  carriage  houses  and  stables  dominated 
Rincon  Hill.  Rincon  Hill  was  considered  quite 
fashionable.  Families  of  sea  captains  and 
shipping  merchants  as  well  as  foreign  nobility 
lived  on  the  Hill.  The  area  was  said  to  have  had 
a  similar  feeling  and  flavor  as  such  eastern 
seaboard  villages  as  Nantucket  and  Martha's 
Vineyard. 


At  the  same  time  housing  was  beinp 
constructed,  the  maritime  industry  was  also 
developing  along  the  area's  waterfront,  resulting 
rL.       construction   of   wharves,  commercial 

[nZ't  Ti^'^^'  '■^^^^^    c^'^^^rs  and 

industrial  development  on  and  around  the  Hill. 

One  of  the  buildings  noted  as  significant  of 
hat  time  was  the  Sailor's  Home,  a  very  early 
landmark  of  the  area.  This  building  was  located 
on  the  tip  of  old  Rincon  Point  between  Spear  and 
^f.^'"S  Harrison  and  the  Bay.  It  was  built  in 
1852,  first  serving  San  Francisco  as  the  United 
States  Marine  Hospital,  then  as  a  seamen's  home, 
and  finally  as  a  home  for  the  poor.  In  the  1870s 
It  was  a  place  for  the  "indigent  or  sick",  and  as 
the  turn  of  the  century  passed.  Captain  Jack 
Shickell  recalled,  "The  old  Sailor's  Home  stood 
on  Rincon  Hill,  but  was  run  by  the  City  and  no 
longer  for  the  exclusive  use  of  seamen."  The 
1919  ^Sanborn  Maps  indicate  that  the  former 
Sailor's      Home      successively      became  a 
Cooperative  Employment  Bureau,  a  woodyard, 
and  again  a  home  for  the  poor.    Today,  Block 
37ti5  is  shared  by  Golden  Gate  Transit  and  an 
empty  federal  office  building. 


In  1869,  to  provide  better  access  to  the 
wharves  and  industries  along  Mission  Bay,  a 
major  street  reconstruction,  the  Second  Street 
Cut,  was  undertaken  by  the  city.  This  public 
works  project  literally  divided  Rincon  Hill  and 
created  raw  edges  which  led  to  the  eclipse  of 
Rincon  Hill  as  a  fashionable  site  for  the  homes 
of  San  Francisco's  middle  and  upper  classes.  The 
final  blow  to  Rincon  Hill  as  a  residential 
neighborhood,  however,  was  not  to  come  until 
the  tumult  of  April  18,  1906. 

The  1906  San  Francisco  earthquake  and  fire 
leveled  the  neighborhood.  As  the  city  was 
reconstructed,  new  building  methods  and  cable 
cars  enabled  people  to  live  in  the  hills  above 
Market  Street  and  in  other  parts  of  the  city. 
After  1906,  Rincon  Hill  was  slow  to  rebuild.  The 
only  people  who  made  their  homes  in  Rincon  Hill 
immediately  after  the  earthquake  were  workers 
and  seamen.  Their  self-built  shacks  made  of 
refuse  lumber,  packing  boxes  and  sheet  iron 
dotted  the  slopes  of  Rincon  Hill.  Authorities 
debated  for  years  whether  the  rest  of  the  Hill 
should  be  leveled  to  provide  for  better  access  to 
the  docks,  warehouses,  and  industrial  sites. 

When  the  San  Francisco-Oakland  Bay  Bridge 
was  completed  in  1936,  the  squatter  shacks 
disappeared.  The  South  of  Market  area 
(including  Rincon  Hill)  became  an  important 
regional  distributing  center.  Many  wholesalers 
and  warehousers  took  advantage  of  its  location 
which  was  close  to  the  port,  the  rail  network  and 
the  central  district  of  the  Bay  Region's  largest 
city  and  next  to  a  bridge  connection  with  the 
growing  East  Bay  area. 


South  of  Market  (including  Rincon  Hill)  grew 
in  importance  as  a  distribution  center  until  after 
World  War  II,  when  shipping  modes  went  from 
truck  to  rail.  Break-bulk  operations  became  less 
important  as  cargoes  were  containerized. 
Competition  from  Oakland  and  other  ports 
further  reduced  San  Francisco's  ship  trade.  As 
transportation-related  activities  left,  vacancies 
were  filled  by  warehouses,  storage,  distributors, 
government  services  and  other  uses  not  as 
dependent  on  the  port. 
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FIGURE   1:  VIEW  UP  SECOND  STREET,  1868 


Figure  J  IS  a  photographic  panorama  taken  from  Second  and  Market  in  1868,  prior  to 
construction  of  the  Second  Street  cut.  In  1868,  Second  Street  was  cobbled  between 
Market  and  Howard,  planked  between  Howard  and  Folsom  and  unimproved  beyond 
Folsom  Street.  Wheel  ruts  on  the  portion  of  Second  between  Folsom  and  Harrison 
attest  to  the  steep  grade  of  Rincon  Hill.  Elegant  mansions  flank  the  sides  of  100  foot 
high  Rincon  Hill.  Second  Street  shops  catered  to  the  elite  San  Franciscans  on  Rincon 
Hill. 


Folsom  Street  (beginning  at  the  boundary  of  the  planked  and  dirt  sections  of  Second 
Street)  east  to  First  Street  (off  the  photograph,  at  left),  discernible  only  by  rooflines, 
was  probably  also  a  middle  to  upper  class  residential  neighborhood. 


7 


J 
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FIGURE  2:  VIEW  UP  SECOND  STREET, 1872 


Figure  2  is  an  1872  photograph  taken  from  Second  and  Market,  from  nearly  the  same 
position'as  Figure  1.  Figure  2  shows  the  results  of  the  Second  Street  cut  (1869),  which 
separated  Rincon  Hill  into  two  sections,  leaving  a  50  to  75  foot  deep  chasm,  and 
necessitating  the  construction  of  the  Harrison  Street  Bridge.  At  least  one  wealthy 
resident  lost  his  house  into  this  unsightly  hole.  Many  others  relocated  their  residences 
to  Nob  Hill  and  other  areas  of  greater  respectability.  Gradually,  a  number  of  the 
deserted  mansions  were  converted  into  apartments  for  the  working  people  who  desired 
housing  close  to  the  growing  industrial  quarter  south  of  Market  Street. 
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MAP  2:  ASSESSOR'S  BLOCK  &  LOT  NUMBERS 
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RINCON  HILL  LAND  USE  TODAY 


EXISTING  ZONING  USE  DISTRICTS 


Rincon  Hill  contains  approximately  53  acres  of 
land.  The  area  is  subdivided  into  over  70  parcels, 
which  are  both  publicly  and  privately-owned. 

Industrial  buildings  and  surfaced  parking  areas 
predominate.  The  brickfaced  Hills  Brothers  Coffee 
building,  whose  coffee  processing  functions  are  being 
relocated,  dominates  the  lower  portion  of  the  Hill. 
Rising  westward  up  the  hill,  between  Folsom  and 
Harrison  are  some  state  and  federal  office/warehouse 
facilities,  a  formerly  federally-owned  office 
warehouse,  and  a  number  of  paved  spaces. 

As  the  hill  crests,  there  are  several  buildings 
operated  exclusively  for  seamen,  a  living  remnant  of 
the  Hill's  history.  These  include  two  unions,  a  union 
hiring  hall,  a  health  and  welfare  fund  office,  an 
outpatient  medical  clinic  and  a  residence  and  dining 
hall  providing  temporary  shelter  for  seamen. 
Interspersed  are  manufacturing,  parking,  and  other 
office  uses.  Between  First  and  Essex  Streets  the 
area  is  divided  by  two  smaller  streets,  Guy  Place  and 
Lansing  Street.  This  area  contains  residences  along 
Guy  Place,  and  a  variety  of  seafaring-related  and 
office  uses. 

The  blocks  to  the  south  of  Harrison,  nesting  under 
the  Bay  Bridge,  contain  a  mixture  of  parking, 
commercial  industrial  uses,  and  vacant  lots. 


Except  for  two  blocks  zoned  P  (Public)  and  in  state 
and  federal  ownership,  Rincon  Hill  is  currently 
classified  by  the  City  Planning  Code  as  an  M-1  (Light 
Industrial)  District.  Uses  permitted  include 
residential  as  a  conditional  use,  professional  and 
business  offices,  retail  business  and  personal  service 
establishments,  entertainment  and  assembly,  home 
and  business  services,  automotive  sales  and  services, 
repair  garages,  parking  lots,  wholesaling,  storage,  and 
light  manufacturing  as  principal  uses.  These  uses  are 
permitted  in  this  district  with  a  basic  Floor  Area 
Ratio  (FAR)  of  5.0  to  1. 


MAP  3:  EXISTING  ZONING  DISTRICTS 
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EXISTING  HEIGHT  &  BULK  DRTRICTS 


Rincon  HiJl  is  in  the  105-F  Height  and  Bulk  District 
in  which  the  maximum  permitted  building  height  is 
103  feet.  Above  a  height  of  80  feet,  the  maximum 
permitted  building  length  is  110  feet,  and  the 
maximum  permitted  diagonal  dimension  is  I'fOfeet. 


11 


MAP  4:  EXISTING  HEIGHT  &  BULK 
DISTRICTS 
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MAP   5:   EXISTING  LAND  USE  MAP 
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OBJECTIVES  AND  POLICIES  FOR  NEW 
DEVELOPMENT  AND  CONSERVATION 

The  following  objectives  and  policies  will 
apply  to  all  future  development  in  Rincon  Hill. 

LAND  USE 

Objective  1; 

o  To  create  a  unique  residential  neighborhood 
close  to  downtown  which  will  contribute 
significantly  to  the  city's  housing  supply. 

Objective  2; 

o  To  create  space  for  additional  uses  which 
will  provide  needed  services  for  the  resident 
population. 

Objective  3 

o  To  allow  existing  industrial,  service  and 
office  uses  to  remain  and  create  new  such 
uses  in  designated  locations. 

Policies; 

Rincon  Hill  should  be  divided  into  three 
subareas:  residential  highrise,  residential 
midrise  and  commercial/industriaL  The 
subarea  boundaries  are  shown  on  Map  6. 

Residential  Highrise 

A  limited  area  at  the  top  of  the  hill  should  be 
designated  for  development  of  up  to  four  tall 
residential  buildings.  Various  bulk  and  set 
back  rules  should  be  applied  to  prevent  the 
buildings    from    becoming    too    massive  and 


overwhelming  the  area.  Service  retail  uses  at 
some  locations  and  low-rise  row  housing  along 
a  pedestrian  street  running  southwest  to 
northeast  from  the  top  of  the  hill  to  the  Bay 
should  be  provided.  A  limited  amount  of 
office  use  (one  square  foot  for  every  6  square 
feet  of  residential  space)  should  also  be 
permitted  at  the  base  of  the  residential 
structures  to  screen  the  parking  and  create 
daytime  activity  in  the  area.  New 
development  should  be  required  to  provide 
some  open  space  available  to  the  general 
public. 

Residential  Midrise 

The  area  generally  east  and  west  of  the  high 
use  district  should  be  developed  predominantly 
with  midrise  residential  structures.  The 
controls  should  be  the  same  as  those  for  the 
residential  highrise  area  except  that  the 
heights  would  be  significantly  lower. 

Co  m  me  rcial/ Industrial 

This  designation  should  apply  to  the  properties 
which  roughly  encircle  the  residential  areas. 
(See  map.)  Controls  should  be  essentially 
those  of  the  existing  light  industrial  (M-1)  use 
district  with  some  lowering  of  density 
allowances  and  parking  requirements  and 
imposition  of  open  space  requirements. 

This  area  includes  a  number  of  older 
structures  which  should  be  retained  and 
adaptively  reused.  Height,  bulk  and  FAR 
requirements  should  be  set  to  encourage  infill 
with  new  buildings  of  modest  height  with  large 
floor  areas  and  simple  shapes.  Intercept 
commuter  parking  facilities  could  be 
developed  on  several  sites  in  this  subarea. 
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HOUSING 


Objective  1; 

o  To    provide    quality    housing    in    a  pleasant 
environment  that  has  adequate  access  to  light 
air  and  open  space.  * 

Policies; 

Creation  of  the  amenities  of  a  pleasant  housing 
environment  should  be  the  central  feature  of 
new  development  in  the  area.  The  open  space 
plan,  the  pedestrian  street,  and  the  various 
controls  on  building  form  proposed  in  the  plan 
are  ^tended  to  provide  an  attractive 
neighborhood  ambience. 

One  existing  environmental  characteristic 
noise  requires  special  attention.  Portions  of 
Rincon  Hill  are  quite  noisy.  Sound  levels  near 
the  Bridge  and  freeways  exceed  State  and  City 
land  use  compatibility  standards  for  housing. 
These  regulatory  standards  are  based  on 
average  noise  exposure  in  a  2^-hour  period,  in 
such  a  setting,  occasional  noises  such  as  trucks 
ascending  on-ramps  at  night,  become  even  more 
irritating. 

To  address  the  problem  of  high  noise  levels, 
noise  reduction  measures  for  individual 
buildings  should  be  established  and  evaluated 
through  the  environmental  evaluation  process. 

There  are  a  variety  of  ways  in  which  the  sound 
coming  from  the  Bridge  and  freeways  can  be 
mitigated  for  dwellings.  Noise  control  for 
interior  spaces  can  be  provided  through 
sound-rated  windows.  Other  sound  attenuation 
measures  such   as  deep   balconies   and  solid 


balcony  rails  will  also  be  necessary,  bedrooms 
or  whole  units  can  be  insulated  from  noise  by 
solaria  which  provide  not  only  sound  insulation 
but  also  usable  garden  space,  and  on  the  south, 
solar  heating.  To  encourage  their  use,  the  Plan 
permits  solaria  to  be  counted  as  required 
private,  usable  open  space. 

Noise  control  for  open  spaces  can  be  provided 
by  using  buildings  as  barriers  to  obstruct  the 
noise.  The  land  use  plan  for  the  district 
encourages  the  residential  areas  of 
development  to  be  located  away  from  the  Bay 
Bridge  and  freeways.  A  buffer  of  commercial 
and  light  industrial  use  between  the  proposed 
residential  areas  and  the  principal  sources  of 
noise  would  permit  street  life  in  the  residential 
environment  to  flourish  with  minimal  disruption 
from  the  noisy  roadways  encircling  Rincon  Hill. 


Objective  2: 


o  To  provide  housing  at  affordable  prices. 
Policies; 

The    allowable    development    envelope  should 
accommodate     a     large     number     of  units 
Maximum  design  flexibility  for  unit  size  should 
be  allowed,  permitting  the  creation  of  small 
compact   units  as  a  means  of  lowering  unit 

anTim.n^"''  '^^"^"^  ^^"^^^"^  ^^gh^^  density 
and  smaller  unit  size  with  the  use  of  various 

housing  finance  programs  in  order  to  lower  unit 

costs  and  to  make  housing  more  affordable. 

The    amount    of    affordable    housing    to  be 

provided  should  depend  on  the  characteristic! 

of  the  development  and  the  interest  rates  and 

construction  costs  prevailing  at  the  time  of 

development  and  should  not  be  so  great  as  to 

jeopardize  overall  project  feasibility. 

As  a  means  of  enabling  the  provision  of  more 
affordable  housing,  projects  should  be  allowed 
extra  residential  development  above  the  base 
height  limit.    Projects  that  obtain  that  extra 
square  footage  would  be  required  to  meet  an 
affordable       housing       requirement.  The 
requirement  is  based  on  the  principle  that  all 
land  cost  should  be  assigned  to  the  development 
within  the  "as  of  right"  height  and  the  extra 
amount  of  development  should  not  carry  any 
land  cost.    This  land  cost  "savings"  would  be 
aggregated  and  used  as  a  kind  of  subsidy  to  be 
used  to  fill  the  affordability  gap  (the  difference 
between  the  sales  or  rental  price  of  units  and 
the  price  of  units  affordable  to  low  or  moderate 
income  households)  in  a  manner  to  be  approved 
by  the  City  Planning  Commission. 


housing'  sXd'y'^tflf'b^'^^H'  ^"-^^^^^ 
followfng  manne;:  determined  in  the 


Appraised  value 
of  site 


gross  square  footage 
of  development  within 
"as  of  right"  height 
X 

gross  square  footage 
of  development  within 
the  added  height 

land  cost  "savings" 
to  be  used  to  fill 
affordability  gap 


URBAN  DESIGN 


Objectives: 

o  To  achieve  an  aesthetically  pleasing  residential 
community. 

o  To  capitalize  on  the  unique  qualities  of  Rincon 
Hill,  specifically  its  sweeping  views  of  the  Bay, 
its  proximity  to  downtown,  and  its  relationship 
to  the  waterfront  and  Bay. 

o  To  respect  the  natural  topography  of  the  hill 
and  follow  the  policies  already  established  in 
the  Urban  Design  element  which  restrict  height 
near  the  water  and  allow  increased  height  on 
the  top  of  hills. 

o  To  preserve  views  of  the  Bay  and  the  Bay 
Bridge  which  are  among  the  most  impressive  in 
the  region. 


o  To  maintain  view  corridors  through  the  area  by 
means  of  height  and  bulk  controls  which  insure 
carefully  spaced  slender  towers  rather  than 
bulky,  massive  buildings. 

o  To  reduce  the  present  industrial  scale  of  the 
streets  by  creating  a  circulation  network 
through  the  interior  blocks,  creating  a  street 
scale  comparable  to  those  in  existing 
residential  areas  elsewhere  in  the  city. 

o  To  reduce  the  widths  of  Main,  Spear,  and  Beale 
Streets  to  create  additional  developable  area  as 
well  as  new  pedestrian  space. 

o  To  preserve  the  housing  on  Guy  Place. 

o  To  encourage  a  human  scale  streetscape  with 
activities  and  design  features  at  pedestrian  eye 
level. 


Policies: 


Height  and  bulk  controls  are  a  primary  means  of 
meeting  the  design  objectives.   The  controls  should 
resolve  potentially  conflicting  needs  —  between 
creation  of  views  within  and  from  the  area  and 
protection  of  views  through  the  area  from  other 
vantage  points.  Rincon  Hill  serves  as  a  gateway  to 
the  city  from  the  Bay  Bridge.  Development  on  the 
Hill  will  affect  views  from  the  Bridge  and  the 
freeways,   and   views  of   the  Bridge  from  many 
places.     While    protection    of    these    views  is 
necessary,  it  is  the  panorama  of  the  Bridge,  the 
Bay  and  downtown  from  the  Hill  that  makes  it 
attractive  as  a  housing  site.  It  is  not  necessary  or 
desirable  for  the  entire  Hill  to  be  developed  at 
very  high  densities  or  to  great  height,  but  there  is 
a  need  for  some  special  development  opportunities 
to  establish  Rincon  Hill  as  a  residential  district. 

Accordingly,  Rincon  Hill  should  be  divided  into 
height  districts  which  follow  the  design  principles 
applied  elsewhere  in  the  city,  with  lower  buildings 
along  the  freeways  and  the  waterfront  stepping  up 
toward  downtown  and  the  hilltops. 

Bulk  controls  should  be  applied  which  make  the 
tops  of  buildings  slender,  their  silhouettes  stepped 
and  tapered. 

The  height  and  bulk  of  specific  development 
projects  should  conform  to  the  following  design 
policies: 

—  The  highest  towers  should  be  clustered  near  the 
top  of  hill  with  heights  stepping  down  as 
elevation  decreases.  The  overall  form  should 
identify  the  hill  as  a  distinctive  geographic 
feature  of  the  city. 

—  Heights  of  towers  should  be  varied  to  avoid  the 
visual  benching  created  by  a  number  of 
buildings  whose  tops  are  at  the  same  elevation. 


—  Towers  should  be  sited  in  a  way  that  avoids 
excessive  screening  of  downtown  views  from 
the  bridge  and  minimizes  shadowing  of  open 
space.  Therefore,  distances  between  towers  in 
the  same  height  district  above  105'  should  not 
be  less  than  approximately  150  feet. 

—  Structures  near  or  adjacent  to  the  Bay  Bridge 
should  clearly  maintain,  and  where  possible 
reinforce,  the  physical  integrity  of  the  Bridge's 
main  span  as  seen  from  a  distance. 

—  Structures  approaching  the  Embarcadero  should 
step  down  in  height  so  as  to  acknowledge  the 
meeting  of  land  and  water. 


Building  to  the  maximum  height  limits  as  shown  on 
Map  8  should  be  permitted  only  if  the  increased 
development  allowed  results  in  greater 
affordability  of  the  housing.  The  maximum  height 
limits  are  1/5  to  1/3  greater  than  the  basic 
"as-of-right"  height  limit  controls  established  for 
each  height  zone.  (See  Map  7.)  Both  of  these 
height  maps  honor  the  urban  design  principles  of 
the  Plan. 


9 


20 


MAP  7:  AS-OF-RIGHT  HEIGHT  LIMITS 


W/^^  PEDESTRIAN  STREET  (SEE  MAP  9,  PUBLICLY  ACCESSIBLE  OPEN  SPACE  OPPORTUNITIES) 
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MAP  8:  MAXIMUM  HEIGHT  LIMITS 


V///M\  PEDESTRIAN  STREET  (SEE  MAP  9,  PUBLICLY  ACCESSIBLE  OPEN  SPACE  OPPORTUNITIES) 


Maximum  heights  are  allowed  only  if  a  percentage  of  low  and 
moderate  income  units  are  included  in  new  residential 
development. 
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RECREATION  AND  OPEN  SPACE 


Objectives: 

o  To  develop  facilities  for  passive  and  active 
recreation  serving  residents,  employees,  and 
visitors. 

o  To  link  the  area  to  the  major  public  open  spaces 
ana  to  the  waterfront  promenade  at  the  foot  of 
the  Hill. 

o  To  coordinate  parks  and  pedestrian  pathways 
with  projects  encompassed  in  the  Northeastern 
Uaterfront  Plan  and  the  South  Beach  ~  Rincon 
Point  Redevelopment  Plan. 

o  To  create  publicly  accessible  scenic  overlooks 
and  viewing  areas. 

o  To  create  an  inviting  and  pleasant  pedestrian 
corridor  to  the  Financial  District. 

Policies; 

Public  Open  Space 

Each  development  should  provide  publicly  accessible 
open  space  on  20%  of  the  site  area.  Pedestrian 
streets,  sidewalk  widening  and  reservations  of  open 
space  are  mandated  in  the  Plan  for  Blocks 
3744-3748.  These  requirements  should  count  in 
meeting  a  portion  of  each  development's  public  open 
space  requirement  provided  the  areas  are  beautified 
with  lighting,  decorative  paving,  seating  and 
landscaping.  In  addition  to  these  basic  requirements 
on  the  designated  blocks,  public  open  space  should  be 
permitted  to  be  provided  in  a  variety  of  forms,  on 
ground  floor  and  wjthin  the  nonresidential  portions  of 
development  subject  to  review  and  approval  by  the 
City  Planning  Commission. 


The  open  spaces  should  facilitate  pedestrian 
movement  as  well  as  provide  areas  for  people  to 
sit  and  relax.  Such  spaces  may  include  plazas, 
garden  parks,  galleries,  and  sidewalk  arcades  on 
the  development  parcel.  If  individual  parcels  are 
too  small  to  provide  quality  public  open  space 
through  such  requirements  as  pedestrian  streets, 
the  public  open  space  requirements  should  be 
permitted  to  be  satisfied  by  joining  with  other 
developers  to  create  larger  enclosed  recreational 
spaces  on  designated  sites  within  the  district,  if 
approved  by  the  Planning  Commission. 

Map  9  illustrates  opportunities  for  open  space. 
They  include  the  following  features  and  locations: 

Widening  of  sidewalks,  decorative  paving, 
lighting,  seating  and  trees  along  Beale,  Main 
and  Spear  Streets  between  Harrison  and  Folsom 
Streets.  The  widened  portion  of  the  sidewalks 
may  be  credited  against  the  open  space 
requirement.  The  other  sidewalk  improvements 
would  be  required  but  not  counted  in  meeting 
the  20%  requirement. 

Widening  of  sidewalks,  decorative  paving, 
lighting,  seating  and  trees  along  Beale  Street 
north  of  Rincon  Hill  to  Howard  Street,  to 
provide  a  pleasant  walk  to  and  from  the 
Financial  District. 

Creation  of  publicly  accessible  open  space  and 
a  scenic  overlook  adjoining  the  Bay  Bridge 
anchorage  on  Beale  Street  south  of  Harrison 
Street 


MAP  9:  PUBLICLY  ACCESSIBLE  OPEN  SPACE  OPPORTUNITIES 


LEGEND: 

1.  SIDEWALK  WIDENING,  STREET  BEAUTIFICATION  4.   CREATION  OF  WIDE  PEDESTRIAN  OVERPASS 

2.  SIDEWALK  WIDENING,  STREET  BEAUTIFICATION,  5.   RECREATION  FACILITIES  ON  ROOFTOPS 
TO  CREATE  PEDESTRIAN  CORRIDOR 
TO  FINANCIAL  DISTRICT. 

3.  PRESERVE  OPEN  SPACE  AROUND  BAY  BRIDGE 
ANCHORAGE 


6.   CREATION  OF  A  PEDESTRIAN  STREET  NETWORK 
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^)  Creation  of  a  wide  pedestrian  overpass  over 
Fremont  Street,  linking  the  residential  uses  on 
either  side  of  the  street.  The  overpass  could  be 
as  wide  as  70  feet  and  developed  as  open  space 
and  could  include  minor  low  structures 
incidental  to  open  space  use. 

5)  Creation  of  recreation  facilities  on  the  roofs  of 
intercept  parking  garages  on  Beale  and  Main 
Streets  and  on  rooftops  of  development  on 
Spear  Street. 

6)  Creation  of  a  pedestrian/open  space  circulation 
network  through  Assessors  Blocks  37^'^-37^^8. 


Private  Residential  Open  Space 

In  addition  to  public  open  space,  residential  open 
space  should  also  be  provided  in  relation  to  a 
development's  residential  area  at  a  ratio  of  one 
square  foot  per  13  square  feet  of  residentially 
occupied  space. 

Most  of  the  residential  open  space  should  be  in 
common  areas  for  the  residents  of  the 
development;  however,  up  to  ^0%  could  be 
private  in  that  it  is  for  the  use  only  of  the 
residents  to  which  it  is  attached.  Common 
residential  open  space  may  be  in  the  form  of  inner 
courts,  on-site  recreational  facilities,  roof  decks, 
patios,  sun  and  view  terraces  or  congregate 
solariums.  Some  of  the  public  open  space  should 
be  counted  as  residential  common  open  space  if 
provided  on  the  ground  floor  in  the  form  of  an 
urban  park,  community  garden  or  other  open 
space  conducive  to  residential  activity. 


CIRCULATION 


Objectives; 

o  To  create  safe  and  pleasant  pedestrian 
networks  within  the  Rincon  Hill  area,  to 
downtown,  and  the  Bay. 

o  To  reduce  widths  of  selected  streets  to  those 
which  meet  circulation  needs  and  complement 
residential  use. 

o  To  improve  transit  service  to  and  from  Rincon 
Hill. 

o  To  provide  sufficient  off  street  parking  space 
for  residents. 

o  To  encourage  creation  of  intercept  and  joint 
use  parking  structures. 

o  To  reduce  congestion  at  bridge  ramps  by 
improving  loading  patterns. 


Policies; 


Vehicular  Streets 

Main,  Beale  and  Spear  Streets  have  low  volumes 
of  traffic  and  are  needlessly  wide.  Creation  of 
more  intimate,  residentially-scaled  streets  will 
help  change  the  industrial  character  of  the  HUl. 
The  darker  hatchings  on  Map  9  represent  portions 
of  pubhcly-owned  street  right-of-way  which  could 
be  sold  to  abutting  property  owners  and 
incorporated  into  adjacent  development. 


BEALE.  MAIN  AND  SPEAR 
STREETS  AS  THEY  ARE  NOW. 
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AS  THEY  MIGHT  APPEAR 
WITH  SIDEWALK  WIDENING. 


AS  THEY  MIGHT  APPEAR 
WITH  SIDEWALK  WIDENING 
AND  INCREASE  IN  LOT  SIZE. 
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FIGURE   3:  PROPOSED  STREET  TREATMENT 

2 


Pedestrian  Street 


The  concept  of  the  pedestrian  street  is  based  on 
the    Dutch     woonerf,     where     residential  and 
pedestrian    functions   clearly    predominate  over 
regular  provision  for   traffic.    Such   a  facility 
provides  a  meandering  streetscape  which  appeals 
to  pedestrians  with  special  landscaping  and  street 
furniture.   It  is  intended  to  provide  vehicular  and 
pedestrian  access  to  residences  in  the  immediate 
vicinity  and  to  serve  as  a  place  where  residents 
can  enjoy  open  space.   It  may  also  contain  small 
shops.     Over    800    such    woonerven    have  been 
created  in  the  Netherlands,  and  the  beginnings  of 
such  street  use  patterns  exist  in  parts  of  San 
Francisco,  as  well. 

Harrison    and    Folsom    Streets,    the    Hill's  two 
east-west    streets,    which    are    unpleasant  for 
pedestrians  will  remain  as  major  vehicular  traffic 
corridors    regardless   of    what    happens    to  the 
Embarcadero  Freeway  in  the  future.  Therefore, 
as  a  key  organizing  feature  of  the  Rincon  Hill 
Plan,  a  new  east-west  circulation  system  should 
be  created   in   the   middle  of  the  long  blocks 
between    Folsom    and    Harrison   Streets,  These 
accessways    will    establish    a    domestic  scale 
reminiscent  of  the  city's  established  residential 
neighborhoods,  and  when  completed,  will  provide 
a  pedestrian  route  from  the  top  of  the  Hill  to  the 
Embarcadero  Promenade  on  the  waterfront.  In 
some  cases  the  pedestrian  street  will  also  provide 
limited  vehicular  access. 

Map  10  shows  the  approximate  location  of  the 
pedestrian  street.  The  specific  proposals  for  each 
segment  of  the  system  are  as  follows: 

Assessor's  Block  37UR  (First,  Folsom,  Fremont, 
Harrison)  Public  access  across  this  block  may 
occur  at  grade  between  First  and  Fremont  or 
may  begin  at  grade  at  First  Street  and  link  to  a 
pedestrian  bridge,  across  Fremont  Street. 


MAP   10:  PEDESTRIAN  STREET  LOCATION 
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Assessor's  Block  37^7  (Fremont,  Folsotn,  Beale, 
Harrison)  Pedestrian  access  is  required  across 
this  block  at  grade,  but  vehicular  access  is 
optional.  Developers  of  the  site  should  provide 
a  stairway  linking  the  upper  Fremont  Street 
section  with  lower  Beale  Street.  A  major 
opportunity  for  a  small  open  space  node  exists 
at  Fremont  Street. 

Assessor's  Block  37^6  (Beale,  Folsom,  Main, 
Harrison)  Access  must  be  provided  across  this 
block  at  grade.  Service  retail  must  be  provided 
at  the  Main  and  Beale  Street  corners  of  the 
pedestrian  street. 

Assessor's  Block  3743  (Main,  Folsom,  Spear, 
Harrison)  Access  must  be  provided  across  this 
block  at  grade.  Service  retail  must  be  provided 
at  the  Spear  and  Main  Street  corners  of  the 
walkway. 

Assessor's  Block  3744  (Spear,  Folsom, 
Embarcadero,  Harrison)  Public  access  through 
a  pedestrian  street  must  be  provided  across  this 
block,  making  use  of  the  existing  courtyard  and 
arcade.  Service  retail  must  be  provided  on  both 
sides  of  the  pedestrian  street. 

Transit 

As  daytime  and  evening  population  increases, 
more  direct  transit  service  should  be  implemented 
by  public  transit  agencies  to  allow  for  increased 
transit  use.  Current  Muni  lines  (I  and  38  express) 
which  provide  service  from  the  Richmond  district 
should  be  extended  from  their  current  termini  at 
Embarcadero  Center  to  a  Rincon  Hill  loop.  Muni 
Metro  should  be  extended  southward  from  Market 
Street  to  4th  and  Townsend  Streets  with  an 
intermediate  stop  to  serve  Rincon  Hill.  The  E 
street  car  line  which  is  proposed  to  run  from  Fort 
Mason  to  the  Southern  Pacific  Train  Depot  should 
also  stop  at  Rincon  Hill. 


FIGURE  4:  PEDESTRIAN  STREET 


Parking 


Row      Houses      and      ParkinR  Camouflage. 
Residential  highrises  will  generate  the  need  for 
large    amounts  of  parking.    It  is  important  to 
prevent      large      parking      structures  from 
exacerbating  the  harsh  street  scene  on  the  Hill. 
To  create  an  urban  setting  like  that  of  the  city's 
residential  neighborhoods,  the  circulation  system 
should  be  lined  with  row  houses  which  conceal 
large  parking  structures  behind  them.  The  facing 
drawings  show  one  way  to  accommodate  walkup 
units  on  the  pedestrian  streets.    The  design  of 
these  row  houses  should  be  subject  to  regulations 
similar  to  the   residential  design  rules  applied 
elsewhere  in  the  city,  but  should  be  adapted  to 
this  special  circumstance. 


GROUND  PLAN:  PARKING  &  ENTRIES 


^^^^ 


ROW  HOUSES  ALONG  PEDESTRIAN  STREET 


SECTION  AT  ROW  HOUSE  &  GARAGE 
FIGURE  5:   ROW  HOUSE  DESIGN 
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Accessory  Parking.  The  parking  requirements 
take  into  account  the  potential  for  joint  use  of 
parking  space  made  possible  by  mixed-use 
development.  The  proximity  to  downtown  and 
proposed  new  transit  also  makes  it  possible  to 
relax  the  standard  one  for  one  residential  parking 
requirement  to  one  space  per  four  units. 
Similarly,  the  parking  requirement  for  offices  can 
be  reduced  to  one  space  per  1,300  square  feet  of 
commercial  space. 

In  Lieu  Parking  Fees.  Instead  of  providing 
required  parking  on  site,  a  developer  should  be 
able  to  make  an  in-lieu  fee  contribution  to  a 
nearby  off-site  facility. 

Intercept  Commuter  Parking.  Those  portions  of 
two  blocks  bounded  by  the  Bridge  on  the  south, 
and  by  Fremont,  Beale,  Main  and  Harrison, 
including  also  those  portions  inside  the  midrise 
residential  district  would  be  appropriate  for 
parking  facilities  for  downtown  commuters 
because  of  their  proximity  to  freeways  and  to 
projected  transit  along  The  Embarcadero. 

The  top  levels  of  intercept  parking  facilities  that 
would  otherwise  be  exposed  should  be  covered 
with  a  roof  to  be  used  for  recreation  and  open 
space  purposes  and/or  should  be  effectively 
screened  from  view  from  above  with  such  devices 
as  boxed  trees,  landscaped  trellises,  and  decks. 


Improving  Bridge  Ramp  Flow 


The  present  congestion  at  the  First  and  Harrison 
intersection  and  vicinity  is  not  due  to  the 
capacity  of  the  intersection  itself,  but  rather  to 
the  confluence  of  a  number  of  entry  points  to  the 
Bay  Bridge,  including  the  A/C  Transit  buses  ramp 
in  one  segment  of  the  Bridge.  Ramps  for  buses 
and  carpools  on  the  north  side  of  the  bridge  should 
be  combined  to  alleviate  stacking  which  congests 
First  and  Harrison  at  peak  commute  times. 


ROOFTOP  OPEN  SPACE  OVER 
INTERCEPT  COMMUTER  PARKING 


PRESERVATION 


Objective: 

o  To  preserve  and  adaptively  reuse  those 
buildings  in  the  area  which  have  particular 
architectural  or  historical  merit  or  which 
provide  a  scale  and  character  of  development 
consistent  with  the  Plan. 

Policies; 

While  most  of  the  land  within  the  Rincon  Hill 
area  is  suitable  for  new  development,  there  are 
a  number  of  buildings  which  should  be 
preserved.  (See  Map  11  for  location  of  specific 
sites.) 

The  following  guidelines  should  be  applied  as 
criteria  by  the  City  Planning  Commission  in 
reviewing  conditional  use  applications: 

Site  1  -  Existing  residential  units  on  Guy 
Place:  This  street  contains  examples  of  the 
residential  character  which  the  Plan  seeks  to 
enhance  and  extend.  These  buildings  should 
be  retained  essentially  intact. 


Site  2  -  Sailors  Union  of  the  Pacific;  The  facade 
of    this    19^8    structure    designed    by  William 
Gladstone  Merchant  bears  a  marked  resemblance 
to  his  "Pacific  House",  the  theme  building  of  the 
1939-^^0    exposition    on     Treasure    Island.  Its 
"streamlined-moderne"       idiom       exhibits  a 
monumentality   rare  for  this  style  in  the  Bay 
Area.     Ideally,    its    preservation    would  include 
continued  use  by  the  present  owner,  but  should 
circumstances  warrant  otherwise  the  forecourt 
and   the   Harrison  Street  facade  should  remain 
unaltered  —  including  the  building's  name  and 
pedestaled    busts    flanking    the    entrance.  In 
addition  to  its  architectural  excellence,  it  is  a 
most  appropriate  memorial  to  seamen  and  the 
maritime  character  of  the  neighborhood,  and  to  a 
significant  degree,  the  labor  movement  in  San 
Francisco. 


Site  3  -  Klockars  Blacksmith  Shop;  This  landmark 
building    houses    one    of    two    known  extant 
blacksmith  operations  in  San  Francisco  —  a  far 
cry  from  the  days  when  forges  blazed  and  anvils 
rang  from  scores  of  smiths  throughout  the  city. 
Once    essential    as     mechanics     in  everyday 
operations  of  the  city,  many  of  the  smiths  also 
ranked  among  the  finest  craftsmen  and  artists. 
While  the  shop  lacks  architectural  distinction  in 
the        usually        thought-of        sense,  its 
generic-western"    style    -    even    without  the 
typical  porch  across  the  sidewalk  -  would  have 
been  at  home  in  any  of  hundreds  of  late  19th 
Century   towns   and    villages   in    the  American 
West.   Because  of  its  uniqueness,  the  existing  use 
should    be    retained    if    possible    even  though 
relocation   might  be  necessary   to  achieve  the 
housing  goals  of  this  Plan. 


Site  ^  -  Hills  Brothers;  This  handsome  structure 
dates  from  192^.  Its  gift  to  the  senses  was  not 
only  Its  architectural  excellence  but  also  its 
aromatic  emissions  of  roasting  coffee  and  piquant 
exotic  spices,  heightening  one's  sense  of  place.  It 
was  the  work  of  George  Kelham,  among  whose 
other  architectural  contributions  to  the  city  are 
the  Standard  Oil  Building  at  225  Bush  Street  and 
the  Shell  Building  at  100  Bush.  It  is  a  designated 
landmark  and  should  remain  essentially  intact. 


Site  3  -  Joseph  Magnin  Warehouse;  This  five-story 
reinforced  concrete  warehouse  was  erected  in 
1918  for  Tillman  &:  Bendell  Wholesale  Grocery. 
With  Hills  Bros.  Coffee  Building  opposite  and  the 
Hathaway  Warehouse  across  Spear,  it  forms  a 
cluster  which  recalls  types  of  activities  on  Rincon 
Hill  rapidly  disappearing  not  only  from  the 
immediate  area  but  from  the  city  as  a  whole.  A 
modest  addition  set  back  from  the  sight  lines 
from  the  street  could  be  permitted. 


MAP   11:  LOCATION  MAP  FOR 

EXISTING  RESIDENTIAL  UNITS 
ON  GUY  PLACE 

SAILORS  UNION  OF  THE  PACIFIC 
KLOCKAR'S  BLACKSMITH  SHOP 


SPECIFIC  PRESERVATION 

4.  HILLS  BROTHERS 

5.  JOSEPH  MAGNIN  WAREHOUSE 

6  HATHAWAY  WAREHOUSE 

7  UNION  OIL  COMPANY  BUILDING 

8  COFFIN-REDDINGTON  BUILDING 
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Site  o  -  Hathaway  Warehouse;  One  of  the  oldest 
extant  warehouses  in  the  city,  this  splendid  brick 
structure  has  its  origins  in  the  third  quarter  of  the 
l^h  Century,  possibly  as  early  as  1860.  As  late 
as  1919,  its  length  was  virtually  double  that  of 
today.  Around  the  turn  of  the  century,  another 
portion  of  it  may  have  been  demolished.  It  has 
served  many  warehousing  tenants  and  among  its 
other  uses  was  that  of  a  piano  factory  for  the 
venerable  local  firm,  Sherman  Clay.  Because  of 
its  small  size  it  would  be  difficult  to  alter  or  add 
to  the  building  without  signficantly  harming  its 
integrity  and  therefore  it  should  be  retained 
intact. 


Site  7  -  Union  Oil  Company  Building:  Lewis 
Hobart  in  this  i95ii  building  took  advantage  of  an 
elevated  site  pushing  a  triangular  tower  an 
additional  138  feet  upwards.  The  tower  was  not 
only  an  advertisement  for  the  office  building 
tenant  below,  but  also  a  highly-visible  blue, 
orange  and  white  point  of  reference  displaying  the 
hour  to  time-conscious  travelers  enroute  the  Bay 
Bridge  or  nearby  freeway.  The  site  could 
accommodate  additional  development  consistent 
with  the  scale  and  character  of  the  existing 
building. 
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Site  8  -  Coffin-Reddington  Building;  In  the  design  of 
this  1937  office/warehouse  building  for  a  local  firm 
dealing  in  wholesale  drugs,  chemicals,  drug  sundries 
and  liquors,  Frederick  H.  Meyer,  founder  of  the 
California  College  of  Arts  and  Crafts  turned  to  a 
restrained  "Moderne"  idiom.  This  is  a  sound  existing 
building  the  layout  of  which  makes  it  difficult  to 
convert  to  housing.  If  it  is  converted  to  office  use 
the  development  of  the  undeveloped  part  of  the  lot  to 
the  south,  which  is  in  the  residential  midrise  district, 
should  provide  housing  in  place  of  the  amount  of 
office  otherwise  permitted  there. 
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IV.    PROPOSED  IMPLEMENTING  ORDINANCE 


The  foregoing  objectives  and  policies  should 
be  carried  out  through  a  specific  set  of  controls 
which  are  to  be  incorporated  in  the  City 
Planning  Code  as  a  "Special  Use  District". 

§2^f5.     Rincon  Hill  Mixed  Use  District 

§2'f5.1.  Purpose 

In  order  to  create  a  unique  residential 
neighborhood  close  to  downtown  which  will 
contribute  significantly  to  the  city's 
housing  supply,  to  provide  space  for 
additional  uses  which  will  provide  needed 
services  for  the  resident  population,  and  to 
allow  existing  industrial,  service  and  office 
uses  to  remain  and  create  new  such  uses  in 
designated  locations,  there  shall  be  a 
special  use  district  known  as  the  Rincon 
Hill  Mixed  Use  District  as  designated  on 

Sectional  Map  No.  of  the  Zoning  Map. 

This  district  shall  consist  of  a  residential 
highrise  subdistrict,  a  residential  midrise 
subdistrict,  and  a  commercial/industrial 
subdistrict  as  shown  on  said  Sectional 
Map. 

There  shall  be  special  controls  for  this 
district  which  are  designed  to: 

1)  Create  no  more  than  four  tall,  slender 
residential  towers,  surrounded  by 
tapered  midrise  residential  buildings 
and  some  lowrise  housing. 

2)  Provide  incentives  for  affordable 
housing. 


3)  Permit  some  new  commercial  space  to 
be  developed  in  the  highrise  and 
midrise  residential  buildings  in  order 
to  provide  a  mixture  of  retail  sales 
and  personal  services  to  support  a  new 
residential  development. 

if)  Provide  a  buffer  of  office  and/or  parking 
use  between  the  bridge  and  freeway  ramps 
and  the  housing  sites. 

5)  Facilitate  the  creation  of  a  pedestrian 
network  linking  the  top  of  Rincon  Hill  to 
the  Northeastern  Waterfront  Promenade. 

6)  Maintain  and  extend  an  intimate  pedestrian 
scale  throughout  the  new  pedestrian  street 
network. 

.2.     Conditional  Use  Approval 

Any  new  building  or  structure  or  addition  of 
floor  area  equal  to  20%  or  more  of  the  floor 
area  of  an  existing  building  or  structure  shall  be 
permitted  only  upon  approval  by  the  City 
Planning  Commission  as  a  conditional  use  under 
Section  303  of  this  Code.  Review  of  any 
application  in  this  Mixed  Use  District  under 
Section  303,  shall  include  determination  of 
conformity  of  the  project  to  the  Rincon  Hill 
Plan,  a  part  of  the  Master  Plan. 


§2<>5,3.      Residential        Highrise       and  Midri 
Subdistricts  ' 


The  provisions  of  this  section  shall  apply  within 
the  Residential  Highrise  and  Midrise 
Subdistricts.  The  provisions  of  the  City 
Planning  Code  which  apply  to  the  RC-^  use 
district  shall  apply  except  to  the  extent  they 
are  modified  by  or  are  inconsistent  with  the 
provisions  of  this  section. 

1)  Height; 

a.  Heights  may  not  exceed  the  limits 
indicated  on  the  applicable  Zoning  Map 
except  that 

(i)  Heights  may  be  increased  up  to  the 
maximum  heights  indicated  on 
provided  that  more  affordable  housing 
is  enabled  by  the  increased  height.  The 
City  Planning  Commission  shall  base  its 
affordable  housing  requirement  on  the 
reduction  in  costs  which  occurs  by 
assigning  no  land  cost  to  the  additional 
housing  units  which  can  be  built 
because  of  the  added  height. 

(ii)  Minor  deviations  from  the 
designated  heights  which  ease 
transitions  between  height  zones  by 
creating  intermediate  steps  of  building 
form  and  which  help  to  carry  out  the 
intentions  of  height  controls  with 
respect  to  view  protection  and  the 
appearance  of  the  skyline  may  be 
permitted  as  part  of  the  conditional  use 
approval. 
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(iii)  Mechanical  equipment,  decorative 
roof  construction  and  usable  floor  area 
is  permitted  above  the  otherwise 
allowable  height  limits  provided  it  is 
within  the  volume  formed  by  planes 
sloping  inward  at  a  50  degree  angle 
from  the  outer  edges  of  the  structure, 
the  plane  of  the  roof  does  not  exceed 
12,000  square  feet  and  the  extension  is 
architecturally  integrated  with  the  rest 
of  the  building. 

b.  The  height  of  any  building  fronting  on  a 
pedestrian  street  as  identified  in  the 
Rincon  Hill  Plan,  a  part  of  the  Master 
Plan,  may  not  exceed  ^0  feet  in  height 
for  a  depth  of  25  feet  from  the  front  of 
the  building  except  as  provided  in  8(b) 
and  except  with  respect  to  the 
southerly  side  of  the  pedestrian  street 
on  Assessor's  Block  (AB)  374^^. 

Uses; 

a.  Only  the  following  uses  listed  in  Article 
2  of  the  City  Planning  Code  are 
permitted;  dwellings;  child  care 
facilities;  elementary  schools; 
community  facilities;  open  recreation 
and  horticulture;  public  facilities  and 
utilities.  In  addition,  buildings  may 
contain  up  to  one  net  square  foot  of 
space  for  offices,  retail  sales  and/or 
personal  services  for  each  six  net 
square  feet  of  residential  space  in  the 
building. 


b.  Notwithstanding  the  provisions  of  Sec. 
182(b)  of  the  City  Planning  Code,  a 
nonconforming  use  may  be  changed  to 
another  use  only  if  that  use  is 
permitted  under  the  provisions  of  this 
section. 

Building  Bulk  and  Site  Coverage; 

a.  Site  coverage  up  to  50  feet  in  height 
shall  be  limited  only  by  the 
requirements  for  the  creation  of 
setbacks  for  pedestrian  streets  on 
certain  sites  and  the  40'  height  limit  on 
pedestrian  street  housing. 

Site  coverage  between  51  feet  and  80 
feet  in  height  shall  be  limited  to  75%  of 
the  site,  between  81  and  105  feet  to 
50%  of  the  site,  and  above  105  feet  to 
25%  of  the  site. 

b.  Above  50  feet  in  height,  50%  of  the 
building  frontage  shall  be  set  back  a 
minimum  of  25  feet  from  the  front 
property  line. 

c.  Between  51  and  105  feet  in  height,  the 
average  plan  dimensions  measured 
diagonally  may  not  exceed  200  feet, 
and  the  average  individual  floor  area 
may  not  exceed  20,000  gross  square 
feet. 

d.  Above  105  feet  in  height,  the  building 
sides  shall  be  limited  to  110  feet  in 
length,  and  maximum  plan  dimensions 
measured  diagonally   may  not  exceed 


125  feet  except  for  the  lower  one-third 
of  tower  above  105  feet  affected  by 
subsection  (e)  below;  the  average  floor 
area  of  all  floors  above  105  feet  may 
not  exceed  7,500  gross  square  feet. 

e.  The  volu  me  of  the  upper  one-third  of 
the  shaft  of  the  tower  above  105  feet 
shall.be  15%  less  than  the  volume  of 
the  middle  one-third  and  the  volume  of 
the  lower  one-third  of  the  shaft  above 
105  feet  shall  be  15%  more  than  the 
volume  of  the  middle  one-third. 

f.  Minor  exceptions  to  the  requirements 
of  this  section  may  be  granted  by  the 
City  Planning  Commission  as  part  of 
the  conditional  use  approval  provided 
that  the  urban  design  objectives  and 
policies  of  the  Rincon  Hill  Plan,  a  part 
of  the  Master  Plan,  are  met. 

Density; 

Building  density  and  dwelling  unit  size  and 
number  shall  be  governed  by  the  height, 
bulk  and  site  coverage  limitations,  by  the 
criteria  and  limitations  in  Section  303c  of 
the  City  Planning  Code  governing 
conditional  uses,  and  by  the  provisions  of 
the  Building  and  Housing  Codes. 


3)     Open  Space: 


a.  Residential  Open  Space; 

(i)  Residential  open  space  shall  be 
provided  at  ratio  of  one  square  foot  per 
13  square  feet  of  dwelling  unit.  Up  to 
1*0%  of  residential  open  space  may  be 
private.  No  less  than  60%  of 
residential  open  space  shall  be  common 
usable  open  space. 

(ii)  The  area  of  a  solarium  may  be 
credited  as  private  usable  open  space  if 
such  area  is  exposed  to  the  sun  through 
openings  or  clear  glazing  or  not  less 
than  50  percent  of  its  perimeter  and 
not  less  than  25  percent  of  its 
perimeter  can  be  opened  to  the  air. 
Rooms  whose  windows  meet  the 
requirements  of  Section  ikO  but  for  the 
fact  ,that  they  face  onto  a  solarium 
shall  be  deemed  to  comply  with  Sec. 
1^*0  if  the  windows  of  the  solarium 
meet  the  standards  of  Sec.  1^0. 

b.  Publicly  Accessible  Open  Space 

(i)  In  addition  to  the  requirements  of 
(a)(i)  above  publicly  accessible  open 
space  shall  be  provided  on  20%  of  site 
area  for  each  development. 

(ii)  Open  spaces  allowed  pursuant  to 
the  open  space  provisions  of  the 
Rincon  Hill  Plan,  a  part  of  the  Master 
Plan,  may  be  counted  as  common 
usable  open  space  and/or  publicly 
accessible  open  space,  provided  an 
approved  maintenance  program  is 
included. 


6)   Parking  Requirements; 


a.  There  shall  be  at  least  one  parking 
space  for  each  four  dwelling  units,  and 
no  more  than  one  parking  space  for 
each  dwelling  unit. 

b.  Commercial  uses  shall  be  provided 
With  parking  at  a  ratio  of  one  space 
for  each  1,500  gross  square  feet  of 
commercial  space. 

c.  Within  25  feet  from  a  street  grade, 
parking  cannot  occupy  the  first  two 
stories  from  grade.  Parking  for 
walkway  housing  may  be  provided  at 
ground  level. 

7)  Uses  Adjacent  to  a  Street  Frontage; 

Uses  along  a  street  frontage  at  grade 
level  shall  be  confined  to  residential 
lobbies,  parking  entrances  and  exits  and 
commercial  uses  which  provide  pedestrian 
interest. 

8)  Creation  of  Pedestrian  Streets; 

Publicly  accessible  pedestrian  streets 
shall  be  developed  in  conjunction  with 
new  development  on  lots  described  in  this 
subsection,  in  accordance  with  the  plan 
for  pedestrian  streets  in  the  Rincon  Hill 
Plan.  The  pedestrian  streets  shall  be 
maintained  by  the  abutting  property 
owners. 

Development  of  other  than  a  pedestrian 
street  for  vehicular  and/or  pedestrian  use 
shall  be  prohibited  in  the  following 
locations: 


a.  In  AB  37^f8,  the  northerly  8  feet  of  lot 
31,  the  southerly  28  feet  of  lot  32,  the 
southerly  8  feet  of  lot  7  and  the 
northerly  28  feet  of  lot  8  running 
parallel  to  Folsom  Street.  This 
prohibition  shall  not  apply  to  that 
portion  of  the  lot  which  is  beneath  an 
above  grade  accessway. 

b.  36'  running  parallel  to  Folsonn  Street 
through  lots  6  and  IB  of  AB  37^7; 

c.  36'  running  parallel  to  Folsom  Street 
through  AB  37^*6; 

d.  36'  running  parallel  to  Folsom  Street 
through  lot  1,  AB  37i^5; 

e.  36'  running  parallel  to  Folsom  Street 
through  AB  37^^^^. 

Location  of  the  pedestrian  street  within  a 
block  may  be  shifted  up  to  W  in  either 
direction  by  consent  of  the  owners  of  the 
affected  lots. 


Uses  of  Pedestrian  Streets 
a.  Retail  Uses; 

Corners  of  the  pedestrian  streets  at 
ground  level  are  required  to  be 
occupied  by  retail  uses  for  a  depth  of 
50  feet  from  the  front  property  line  at 
the  street  intersecting  the  walkway 
with  two  exceptions:  (i)  on  AB  37^^^ 
retail  uses  shall  occupy  the  full  length 


of  both  street  faces;  and  Ui)  retail  uses 
are  not  required  where  such  a  street  is 
above  grade  to  connect  to  a  Fremont 
Street  pedestrian  overpass. 

b.  Air     Rights     Development     over  a 
Pedestrian  Street 

The  area  beginning  20  feet  above  the 
street  grade  of  a  pedestrian  street  up 
to  a  height  of  ^0  feet  above  the  street 
grade  may  be  developed  with 
residential  and/or  commercial  uses  to 
a  depth  of  30  feet  from  the  front  of 
property  line  at  the  street  intersecting 
the  pedestrian  street. 

c.  Housing  Uses; 

Except  where  retail  use  is  permitted 
and  except  for  permitted  air  rights 
development,  housing  and  its 
accessory  parking  are  the  sole 
permitted  uses  along  a  pedestrian 
street. 

Housing  adjacent  to  a  pedestrian 
street  shall  conform  to  the  following 
controls: 

i)  Height  is  limited  to  40  feet  for  a 
depth  of  25  feet  measured  from  the 
front  of  the  unit. 
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ii)  Height  shall  be  measured  from  the 
front  of  the  lot  on  the  pedestrian 
street  facade;  the  width  of  the  front 
of  the  building  that  may  be  measured 
from  a  single  point  shall  not  be  less 
than  25  feet  nor  more  than  35  feet  so 
that  building  facades  step  with  the 
slope  of  the  street  frontage  in  25-foot 
to  35-foot  increments. 

iii)  Exterior  access  from  the 
pedestrian  street  to  each  dwelling  unit 
is  required. 

iv)  Curb  cuts  shall  occupy  no  more 
than  60%  of  the  street  front. 

10)    Sidewalk  Treatment 

Each  development  subject  to  conditional 
use  approval  pursuant  to  subsection  (c) 
shall  improve  and  maintain  the  public 
sidewalk  abutting  the  property  with 
lighting,  decorative  paving,  seating  and 
landscaping  in  conformity  with  guidelines 
developed  by  the  Department  of  City 
Planning.  Street  trees  shall  be  planted  in 
accordance  with  the  provisions  of  Section 
1^3  of  this  Code. 

§  2^5.^.    Office/Industrial  Subdistrict 

The  provisions  of  this  section  apply  within 
the  Office/Industrial  subdistrict.  The 
provisions  of  the  City  Planning  Code  which 
are  applicable  to  the  M-1  use  district  shall 
apply  except  to  the  extent  they  are 
modified  by  or  are  inconsistent  with  the 
provisions  of  this  section. 


Open  Space: 


The  requirements  of  subsection  (b)(5) 
of  this  Section  pertaining  to  open 
space  in  residential  high  and  midrise 
subdistricts  shall  also  apply  in  the 
office/industrial  subdistrict. 

Parking; 

Commercial/industrial  use  shall  be 
provided  with  one  parking  space  for 
each  1,000  gross  sq.  ft.  of 
office/industrial  use  unless  there  is  a 
lesser  requirement  for  the  particular 
use  in  Section  151  in  which  case  the 
lesser  requirement  shall  apply.  For 
residential  uses  there  shall  be  at  least 
one  parking  space  for  each  four 
dwelling  units,  and  no  more  than  one 
parking  space  for  each  dwelling  unit. 

Housing; 

Dwelling  may  be  provided  at  a  density 
ratio  not  to  exceed  one  dwelling  unit 
for  each  200  feet  of  lot  area. 


d.  Sidewalk  Treatment; 


Each  development  subject  to 
conditional  use  approval  pursuant  to 
subsection  (c)  shall  improve  and 
maintain  the  public  sidewalk  abutting 
the  property  with  lighting,  decorative 
paving,  seating  and  landscaping  in 
conformity  with  guidelines  developed 
by  the  Department  of  City  Planning. 
Street  trees  shall  be  planted  in 
accordance  with  the  provisions  of 
Section  143  of  this  Code. 

e.  Floor  Area  Premiums 

Section  125  premiums  shall  not  apply. 

f .  Bay  Bridge  Anchorage  Setback 

In  order  to  preserve  views  of  the  Bay 
Bridge  anchorage,  development  is 
prohibited  in  the  triangle  framed  by 
dimensions  of  approximately  90  feet 
along  the  bottom  of  the  triangle 
adjacent  to  the  north  side  of  the  Bay 
bridge  anchorage,  and  100  feet  along 
the  triangle's  side  adjacent  to  Beale 
Street,  and  13^^.5  feet  along  the 
triangle's  diagonal. 


Extensions    Exempted    from  Height 


Limits 


The  exemptions  from  height  limits  for 
certain  building  features  as  provided 
in  Sec.  260(b)(1)(A)  and  (B)  shall  apply 
only  if  the  extension  is  architecturally 
integrated  with  the  rest  of  the 
building. 


BAY   BRIDGE  ANCHORAGE 


45 


46 


This  drawing  is  a  cross  section  through  the  site  at 
the  location  of  the  proposed  pedestrian  street 
interior  circulation  system.  The  section  also 
illustrates  all  of  the  potential  building  sites 
developed  as  intensively  as  the  proposed  planning 
rules  permit.  It  shows  how  the  walkways  lined  with 
row  houses  cut  through  the  blocks  creating  a 
pedestrian  scale  reminiscent  of  the  city's  established 
neighborhoods.  It  also  shows  how  the  proposed  height 
and  bulk  rules  create  a  dramatic  addition  to  the 
skyline  without  blocking  views  to  and  from  the 
Bridge. 
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FIGURE  7:  ILLUSTRATIVE  SECTION 
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